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Clos-Solene Winery EXPANSION  

Conditional Use Permit : ED22-132; DRC2021-00025 

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a "Potentially 

Significant Impact" for environmental factors checked below. Please refer to the attached pages for 

discussion on mitigation measures or project revisions to either reduce these impacts to less than 

significa nt levels or require further study.  

 Aesthetics  

 Agricultur e & Forestry  

Resources 

 Air Quality  

 Biological Resources  

 Cultural Resources  

 Energy 

 Geology & Soils 

 Greenhouse Gas Emissions  

 Hazards & Hazardous Materials  

 Hydrology  & Water Quality  

 Land Use & Planning  

 Mineral Resources  

 Noise 

 Population  & Housing  

 Public Services 

 Recreation  

 Transportation  

 Tribal Cultural Resources  

 Utilities  & Service Systems 

 Wildfire  

 Mandatory Findings of 

Significance 

DETERMINATION: (To be completed by the Lead Agency)  

On the basis of  this initial evaluation, the Environmental Coordinator finds that:  

 The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 

DECLARATION will be prepared. 

 Although the proposed project could have a significant effect on the environment, there will not be a 

significant effect in this case because revisions in  the project have been made by or agreed to by the 

project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL 

IMPACT REPORT is required. 

 The proposed project MAY have a "potentially significant impact" or "potentially significant unless 

mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in an 

earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation 

measures based on the earlier analysis as described on attached sheets. An EN VIRONMENTAL 

IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed.  

 Although the proposed project could have a significant effect on the environment, because all 

potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 

DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant 

to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are 

imposed upon the proposed project, nothing further is required.  
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Project Environmental Analysis  

 The County's environmental review process incorporates all of the requirements for completing the 

Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines. The 

Initial Study includes staff's on -site inspection of  the project site and surroundings and a detailed review of 

the information in the file for the project. A site visit was conducted by County staff . In addition, available 

background information is reviewed for each project. Relevant information regarding soil types and 

characteristics, geologic information, significant vegetation and/or wildlife resources, water availability, 

wastewater disposal services, existing land uses and surrounding land use categories and other information 

relevant to the  environmental review process are evaluated for each project. Exhibit A includes the 

references used, as well as the agencies or groups that were contacted as a part of the Initial Study. The 

County Planning Department uses the checklist to summarize the r esults of the research accomplished 

during the initial environmental review of the project.  

 Persons, agencies or organizations interested in obtaining more information regarding the 

environmental review process for a project should contact the County of S an Luis Obispo Planning 

Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408 -2040 or call (805) 781 -5600. 

A. Project  

DESCRIPTION: A request  by Guillaume  Fabre (Solene Vineyard  LLC) for  a Conditional  Use Permit  

(DRC2021-00025) to  allow  for  the  phased  relocation  and expansion  of  the  existing  2,742-square -foot  winery  

facility  and tastin g room  to  the  eastern  half  of  the  parcel.  The new winery  facility  with  tasting  room  would  

use 27,248-square -feet  of  total  space. Phase 1 of  the  request  includes  a 19,101-square -feet  subterranean  

cave for  wine  production  activities,  use areas and 3,505-square-foot  covered  exterior  work  area. The 2,384-

square -foot  administrative  building  (Bldg. 1), a 130-square -foot  restroom  building  (Bldg. 2) and 853-square -

foot  tasting  room  (Bldg. 3) would  occur  in a small,  traditional,  above-ground  structures  located  in close 

proximity  to  the  cave portal  during  phase 2, with  the  remaining  majority  of  the  winery  facility  occurring  

beneath  the  ground  in the  subterranean  cave. Additional  project  components  include  a 539-square -

feet  covered  tasting  patios,  310-square -foot  trell is and 126 square -foot  covered  breezeway.   above ground.  

The project  includes  an increase  in the  maximum  annual  case production  of  up to  10,000 cases per  year. 

Proposed  site improvements  include  improvements  to  the  existing  driveway,  a 20-foot -wide  driveway  

extension  to  the  proposed  winery  facilities,  a new septic  system, two  10,000-gallon  water  tanks,  parking  

spaces, and native  landscaping.  The proposed  project  includes  a request  for  a modification  to  the  northern  

and southern  property  line  setbacks. To do so, the  applicant  is requesting  a modification  Section 

22.30.070.D.2.d.(1) of  the  Land Use Ordinance  that  requires  a 200-foot  setback  from  each property  line  and 

is requesting  the  allowance  of  a 41-foot  setback  from  the  southern  proper ty line  and a 34-foot  setback  from  

the  northern  property  line.  The request  would  additionally  update  the  current  conditions  of  approval  to  

reflect  current  ag processing  ordinance  standards.  No special events  are requested;  however,  the  winery  

will  continue  to  participate  in Industry  Wide Events (e.g. non -advertised  wine  club  activities,  wine  club  pick 

up parties,  and activities  with  under  50 attendees).  This project  will  result  in the  disturbance  of  

approximately  2.6 acres on an approximately  26.69-acre parcel, with  approximately  14,900 cubic yards  of  

cut  and 12,200 cubic yards  of  fill.  The project  site is within the Agriculture (AG) land use category and is 

located at 2040 Niderer Road, approximately 4  miles west of the city of Paso Robles in the Adelaida Sub 

Area of the North County Planning Area.  

mailto:planning@co.slo.ca.us
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Expanded Project Description  

Implementation of the project would relocate and expand an established 2,742 -square -foot winery facility 

with a tasting room and paved exterior work area to a new 27,248-square -foot winery facility approximately 

600 feet to the east on the same 26.69 -acre property and would also include various site improvements 

(Figures 1 and 2). Construction of the new winery and proposed site improvements would be conducted in 

two phases and would occur over approximately 29 months.  Construction activities would result in 2.6 acres 

of ground disturbance, including approximately 14,900 cubic yards of cut and 12,200  cubic yards of fill to be 

balanced on -site. The maximum depth of ex cavation would be 16.5 feet.  Proposed construction equipment 

includes a scraper, motor grader, water truck, compactor, excavator, backhoe, telehandler forklift, skip 

loader, skid steer, and horizontal drill. Project construction would require up to five tr uck trips per day.  

Phase 1 of the project would include the construction of a 19,101 -square -foot underground wine cave 

system with a 3,505 -square -foot exterior covered work area. The wine cave system would include 

9,546 square feet of production space, 8, 754 square feet of storage space, and an 810 -square -foot lounge  

and wine preparation area (Figure 3). Phase 1 of the project would also include improvements to the 

existing driveway, construction of new parking spaces, installation of utility connections, construction of a 

new on -site septic system, installation of native landscaping, and installation of two 10,000 -gallon water 

storage tanks ( see Figure 2). The project site is accessible via an existing private driveway from Niderer 

Road. The existing 11- to 17-foot -wide  driveway would be extended approximately 1,150 feet east in order 

to provide access to the new winery facility  and would be widened to a  20-foot -wide roadway with 2 -foot -

wide shoulders on each side, resulting in a total width of 24 feet. Shoulders would not be constructed on the 

portion of the driveway  that crosse s the blue -line creek; however, the existing culvert at the road crossing 

woul d be extended to 20 feet in width . For work along this segment of the existing driveway a Streambed 

Alteration Agreement from the California Division of Fish and Wildlife (CDFW) would be required pursuant to 

Section 1600 of the  California Fish and Game Code. In addition, the existing entrance gate would be 

relocated 50 feet east from its current location. A total of 19  parking spaces, including three American s with  

Disabilities Act (ADA) parking spaces , would be provided : 17 parking spaces would be constructed at the 

administrative building constructed during Phase 2, and two  parking spaces would be constructed at the 

exterior work area at the end of  the  driveway extension. The proposed on -site septic system would include 

construction of a s eptic leach field southeast of the existing winery and residence and installation of septic 

tanks along the proposed driveway extension. Two 10,000 -gallon water tanks would be installed east of the 

proposed winery facility and two fire hydrants would be in stalled, with one at end of the proposed driveway 

extension and the second in the proposed parking area for the administration building. T urnouts for 

emergency vehicles would be installed along the proposed driveway extension.  

Phase 2 project activities  would include the construction of three aboveground buildings, including a 

2,384-square -foot administrative building, a 430 -square -foot restroom building, and an 853 -square -foot 

tasting room with 539 square feet of covered patio space. Phase 2 project activities would also include 

construction of a 310 -square -foot shade structure and a 126 -square -foot breezeway (Figure 4). The 

proposed buildings would be connected by outdoor walkways. The administrative building would consist of 

865 square feet of office space, 181 square feet of wine storage, a 406 -square -foot staff room, and a 

420-square -foot exterior reception area. The restroom building would include a 231 -square -foot interior 

restroom, a 101 -square -foot storage closet, and a 9 8-square -foot covered exterior area. The tasting room 

would consist of four individual interior areas totaling 853 square feet. The interior tasting room areas 

would be connected by 539 square feet of covered patio space. Proposed aboveground buildings wou ld 

have a maximum height of 17  feet.  

mailto:planning@co.slo.ca.us
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The project would increase the annual case production of the winery  from 5,000 cases per year  to a 

maximum of 10,000 cases per year. Operation of the project would generate a 30 % increase in activity  

resulting in 45 additional visitors per week  (for a total of approximately 190  visitors per week ) and requir ing 

four  additional full -time employees ( for a total of 10 employees ). The existing on -site winery, tasting room, 

and residence would remain in place; however, the existing winery and tasting room would cease to operate 

when the new winery facility begins operation.  Future uses of the existing wi nery and tasting room are 

currently not known; however, commercial use would cease.  During operation, the expanded and relocated 

winery would continue to participate in standard marketing and sales activities and would not require  a 

Special Event Program.  Implementation of the proposed project would reduce the number of annual truck 

trips to the site from 36 to 14 due to the on -site consolidation of associated operational activities at two off -

site locations and the reduction o f off -site grape deliveries (O rosz Engineering Group 2021).  

The project would require the removal of eight non -native trees, including one walnut tree ( Juglans ssp.) and 

seven olive trees ( Olea europaea), and the removal of approximately 2.2 45 acres of on -site vineyards. The 

project would not remove any oak trees; however, impacts to the critical root zone (CRZ) of one oak tree are 

anticipated to occur as a result of construction  the proposed driveway. The project would include planting 

two oa k trees as part of the landscape plan. The project would also install approximately 7,667 square feet 

of native landscaping.  

The project would be provided water by an existing on -site well located east of the existing on -site winery 

and residence. The pro ject site is not located within the Paso Robles Groundwater Basin and would not 

require groundwater from the basin. The project would install a new on -site septic system to treat 

wastewater generated by the proposed project  and a new winery  wastewater proc essing system  that allows 

for its reuse for irrigation and dust control . The increase in wine production would qualify for a small winery 

discharge waiver through Regional Water Quality Control Board (RWQCB).  

Ordinance Modifications  

The project includes a request for a setback modification as required by Section 22.30.070.D.2.d(1), which 

requires a 200-foot setback from each property line. The setback can be modified through Minor Use 

Permit approval when a Conditional Use Permit is n ot otherwise required. Additionally, the Review 

Authority must first determine that the request satisfies one of the required findings , which include (1) 

there is no feasible way to meet the required setbacks without creating environmental impacts or 

impac ting prime agricultural land (SCS Class I, II and III); and (2) the setbacks are not practical or feasible 

due to existing topographic conditions  or existing vegetation . The requested setback modification would 

allow  the underground wine cave system to be set back 34 feet from the northern property line and the 

administration building and tasting room to be set back a minimum of 41  feet from the southern property 

line. The parcel is constrained by established vineyards, oak woodland, dry creek, and existing  

development as well as large portions of the property that are considered prime soils (Class II). The 

project was designed to avoid as much as class II soils as possible, while still minimizing impacts to ag 

lands. Also, the project is constrained by topo graphic features as the parcel  is approximately 450 feet 

wide , contains slopes over 30%, and has high landslide areas. Therefore, the proposed ordinance 

modification is supported.     

Baseline Conditions  

The project site consists of a single 26.69 -acre parcel (Assessor's Parcel Number [APN] 040-041-008) and is 

characterized by gently sloping to steeply sloping topography to the east. The steeply sloping portion of the 

property is identified as an area with  high landslide risk. There is an unnamed blue -line creek  aligned in a 

north ɀsouth direction through the parcel that connects to Willow Creek approximately 0.3 mile south of the 
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project site. The portion of the creek on the property is ephemeral and does n ot show evidence of recent 

flows. The blue -line creek is located along the western  side of the existing winery and residence and the 

existing driveway crosses over the creek. The portion of the creek that flows under the driveway is located 

within a 24-inch-wide culvert and the driveway crossing consists of a dirt berm that crosses the topographic 

low point of the creek in an east ɀwest direction (Terra Verde 2021). Individual coast live oak (Quercus 

agrifolia ) trees and coast live oak woodland occur a long the blue -line creek, north and south of the driveway 

crossing.  

The project site currently supports wine production  and tasting room  uses, including approximately 

17 acres of vineyards and an existing 1,786 -square -foot wine production area, a 336 -squar e-foot tasting 

room, and a 620 -square -foot covered porch. Current wine production includes 5,000 cases per year. The 

winery currently operates under a small winery discharge waiver through the RWQCB for wastewater 

discharge. The existing winery and tasting  room  operate by appointment only Thursday through Monday 

(and on legal holidays). The winery has  six full -time employees and attracts approximately 145 visitors per 

week. The winery currently generates approximately 36 annual truck trips for production an d delivery 

activities. There is also an existing 1,876 -square -foot single -family residence located adjacent to the existing 

winery and an on -site well located in the northeastern portion of the property. The project site is located in 

a rural area and surr ounding areas primarily include agricultural land uses and scattered rural residential 

development and accessory structures. There are three off -site residences located within 1,000 feet of the 

project site and the nearest off -site residence s are located a pproximately 325 feet west of proposed 

driveway improvements near Niderer Road and approximately 570 feet southeast  of the proposed winery 

location . 

 

ASSESSOR PARCEL NUMBER: 040-041-008 

Latitude:  35º  35'  11.17" N  Longitude:  120º 45' 58.37" W  SUPERVISORIAL DISTRICT # 1  

 

B. Existing Setting  

Plan Area:  North County   Sub: Adelaida  Comm:      

Land Use Category:  Agriculture   

Combining Designation:  Renewable Energy Overlay   

Parcel Size:  26.69 acres 

Topography:  Gently sloping   to steeply sloping   

Vegetation:  Vineyards , oak and other native trees, non -native trees  

Existing Uses:  Winery and Tasting Room, Wine Production, Vineyards, Single-family residence(s) , 

accessory structures  

Surrounding Land Use Categories and Uses:  

North:  Agriculture ; agricultural uses  ;

accessory structures ; undeveloped  

East: Agriculture ; undeveloped  

South:  Agriculture ; scattered residences  ;

accessory structures ; undeveloped  

West: Agriculture ; agricultural uses  ; 

scattered residences  ; accessory structures ; 

blue line creek  
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Figure 1. Project Location Map   

mailto:planning@co.slo.ca.us
http://www.sloplanning.org/


DRC2021-00025 Clos Solene Conditional Use Permit   
PLN-2039 

04/2019  

Initial Study ɀ Environmental Checklist  

 

 

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 |(805) 781-5600 | TTY/TRS 7-1-1 PAGE 7 OF 103 

planning@co.slo.ca.us   |  www.sloplanning.org  

Figure 2. Site Plan Map  
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Figure 3. Phase 1 Site Plan  
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Figure 4. Phase 2 Site Plan  
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C. Environmental Analysis  

The Initital Study Checklist provides detailed information about the environmental impacts of the proposed 

project and mitigation measures to lessen the impacts . 

I. AESTHETICS 

 

Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation  

Incorporated  

Less Than 

Significant 

Impact  No Impact  

Except as provided in Public Resources Code Section 21099, would the project: 

(a) Have a substantial adverse effect on a 

scenic vista? 
ἦ ἦ Ἠ ἦ 

(b) Substantially damage scenic resources, 

including, but not limited to, trees, rock 

outcroppings, and historic buildings 

within a state scenic highway?  

ἦ ἦ ἦ Ἠ 

(c) In non -urbanized areas, substantially 

degrade the existing visual character or 

quality of public views of the site and its 

surroundings? (public views are those 

that are experienced from publicly 

accessible vantage point). If the project 

is in an urbanized area, would the 

project conflict with applicable zoning 

and other regulations governing scenic 

quality?  

ἦ ἦ Ἠ ἦ 

(d) Create a new source of substantial light 

or glare which would adversely affect 

day or nighttime views in the area?  

ἦ ἦ Ἠ ἦ 

Setting 

California Scenic Highway Program 

The California Scenic Highway Program was created by the State Legislature in 1963 with the intention of 

protecting and enhancing the natural scenic beauty of California highways and adjacent corridors. A 

highway may be designated scenic depending on how m uch of the natural landscape can be seen by 

travelers, the scenic quality of the landscape, and the extent to which development intrudes upon the 

traveler's enjoyment of the view. Scenic highways within San Luis Obispo County include U .S. Highway 101 

(US 101), State Route 46 (SR 46), portions of State Route 41 (SR 41), State Route 1 (SR 1), and Lake 

Nacimiento Drive.  
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County Conservation and Open Space Element  

The County of San Luis Obispo General Plan Conservation and Open Space Element (COSE) provides guidelines 

for the appropriate placement of development so that the natural landscape continues to be the dominant 

view in rural parts of the county and to ensure the visual character contributes to a robust sense of place in 

urban areas. T he County COSE provides a number of goals and policies to protect the visual character and 

identity of the county while protecting private property rights, such as the identification and protection of 

community separators (rural -appearing land located betw een separate, identifiable communities and 

towns), designation of scenic corridors along public roads and highways throughout the county, retaining 

existing access to scenic vista points, and setting the standard that new development in urban and village 

areas shall be consistent with the local character, identity, and sense of place. The County COSE identifies 

several goals for visual resources in rural parts of the county, listed below:  

¶ Goal VR 1: The natural and agricultural landscape will continue to be  the dominant view in rural 

parts of the county.  

¶ Goal VR 2: The natural and historic character and identity of rural areas will be preserved.  

¶ Goal VR 3: The visual identities of communities will be preserved by maintaining rural separation 

between them.  

¶ Goal VR 7:  Views of the night sky and its constellation of stars will be maintained.  

Some of the strategies identified to accomplish the goals listed above include encouraging project designs 

that emphasize native vegetation and conforming grading to existi ng natural forms, as well as ensuring that 

new development follows the Countywide Design Guidelines to protect rural visual and historical character.  

County of San Luis Obispo Land Use Ordinance 

The County  LUO establishes regulations for exterior lighting  (LUO Section 22.10.060), height limitations for 

each land use category ( LUO Section 22.10.090), setback  requirement s (LUO Section 22.10.140), and other 

visual resource protection policies. In addition, County LUO Section 22.30.070.D.2.g provides specific design 

requirements for wineries, including exterior design standards, screening requirements, height limitations, 

and exterior lighting requirements.  These regulations are intended to help the County achieve its Strategic 

Growth Princip les of preserving scenic natural beauty and fostering distinctive, attractive communities with 

a strong sense of place , as set forth in the County of San Luis Obispo General Plan Land Use and Circulation 

Element (LUCE).  

The County  LUO also defines a Sensitive Resource Area (SRA) combining designation that applies to areas 

having high environmental quality and special ecological or educational significance. Since these designated 

areas are considered visual resources by the County, the County  LUO establishes specific standards for 

projects located within these areas. The project  site is not located in an SRA combining designation . 

Existing Conditions 

The project site consists of a single 26.69 -acre parcel and is characterized by gently s loping to steeply 

sloping topography. There is a n ephemeral , unnamed blue -line creek aligned in a north ɀsouth direction 

through the parcel that connects to Willow Creek approximately 0.3 mile south of the project site. The creek 

is located along the wester n side of the existing on -site winery and residence and crosses under the existing 

access driveway  via a culvert . The property  supports vineyards and oak woodland and there are native and 

non -native trees located along the blue -line creek. 
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The project site is located in a rural area and surrounding areas primarily consist of agricultural land uses 

and scattered rural residential development and accessory structures. The project site currently supports 

wine production uses, including approximately 17 acres of vineyards and an existing 1,786 -square -foot wine 

production area, a 336 -square -foot tasting room, and a 620 -square -foot cove red porch. There is also an 

existing 1,876 -square -foot single -family residence located adjacent to the existing winery and an on -site well 

located in the northeastern portion of the property.  

Discussion 

(a) Have a substantial adverse effect on a scenic vista? 

A scenic vista is generally defined as a high -quality view displaying good aesthetic and compositional 

values that can be seen from public viewpoints and may be officially or informally designated by 

public agencies or other organizations. Vistas are inhe rently expansive views, usually from an open 

area or an elevated point. A s ubstantial adverse effect on a scenic vista would occur if the project 

would significantly degrade the scenic landscape as viewed from public roads or other public areas.  

The proje ct site is not designated as an SRA by the County  LUO. The project site and surrounding 

area are characterized by gently to steeply sloping topography and scattered low -density residential 

and agricultural land uses. Roadways within the project area primar ily consist of privately 

maintained roads and t he nearest road  that provides public views of the project site is Niderer Road, 

which provides access to the project site from the west. Niderer Road is located approximately 

760 feet west of existing on -site structures and , due to distance as well as intervening topography 

and vegetation, the existing winery and residence is blocked from the viewshed of  Niderer Road.  The 

proposed project would be sited approximately 600 feet east of the existing structures, which would 

impede  visibility of the  proposed  project from Niderer Road.  Proposed aboveground buildings and 

structures  would be constructed  in a lower valley porti on of the site with upward sloping topography 

located directly north, east, and south , which would further reduce  visibility of the aboveground 

portion of the proposed winery from public views. The proposed project would retain natural 

vegetation on -site to the maximum extent feasible and install native vegetation  to  further screen the  

proposed  aboveground structures  from surrounding areas . In addition, the proposed project would 

be required to comply with County LUO Section 22.30.070.D.2.g, which establish es winery design 

standards to ensure visual consistency with surrounding areas through design, architecture, height, 

and lighting requirements . Based on required compliance with the County  LUO, the distance from 

Niderer Road, intervening vegetation and topography, and installation of native vegetation, the 

aboveground project features would be primarily blocked from public views  and would not degrade 

the scenic landscape as viewed from public roads o r other public areas ; therefore , impacts would be 

less than significant. 

(b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic 

buildings within a state scenic highway? 

The project site is located appro ximately 1.9 miles northwest of SR 46 and approximately 4 miles 

west of US 101, which , at these locations , are considered  eligible for designation as scenic highway s 

(California Department of Transportation  [Caltrans ] 2018). However, t he project site is not visible 

from SR 46 or US 101 due to distance as well as intervening topography, vegetation, and existing 

development. Therefore, the proposed project would not damage resources within  a designated 

state scenic highway , and no impacts would occur.   
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(c) In non-urbanized areas, substantially degrade the existing visual character or quality of public views of the 

site and its surroundings? (public views are those that are experienced from publicly accessible vantage 

point). If the project is in an urbanized area, would the project conflict with applicable zoning and other 

regulations governing scenic quality? 

The project site is located in a rural area approximately 4 miles west of the incorporated city of Paso 

Robles. Surrounding parcels consist of moderate to large agricultural and rural residential lots. The 

surrounding visual character consists of vineyards, wineries, and rural residences intermixed with 

natural grasslands  and oak woodland. The topography of the project site and surrounding area is 

characterized by gently to steeply  sloping topography and consists of vineyards , oak woodland , and 

grassland habitat. There is an on -site blue -line creek that crosses the project site in a north ɀsouth 

direction and supports native a nd non -native trees and shrubs. The project site currently supports 

wine production uses, including approximately 17 acres of vineyard s, a wine production area, a 

tasting room, and a covered porch. There is also an existing single -family residence adjacent  to the 

existing winery. Due to intervening topography and existing vegetation, the existing winery and on -

site residence are not visible from Niderer Road from the west.  

The proposed project would relocate and expand an existing 2,742-square -foot winery to a new 

27,248-square -foot winery that would be constructed in the central portion of the property, 

approximately 600 feet east of the existing winery and residence. Existing on -site structures would 

remain in place.  The proposed project would be required to comply with County LUO Section 

22.30.070.D.2.g, which establishes winery design standards to ensure visual consistency with 

surrounding areas through design, architecture, height, a nd lighting requirements. In accordance 

with the winery design standards, the proposed project would have a maximum height of 17 feet 

and would consist of neutral colors and materials intended to be visually consistent with the 

surrounding vineyards and hi llsides. Native vegetation would be installed around the proposed 

development and associated improvements to provide natural screening of the proposed projectɅs 

aboveground features . The proposed project would not require any changes to existing signage on 

Niderer Road near existing driveway .  

The proposed project would also improve the  existing driveway  off Niderer Road and extend it to 

the central portion of the site , install utility connections, construct  a new on -site septi c system, install  

two 10,000 -gallon water storage tanks, construct additional parking spaces, and install native 

landscaping. Proposed improvements would primarily b e located at or below ground level, with the 

exception of the two 10,000 -gallon water tanks  on the east portion of the parcel . In accordance with 

County LUO Section 22.30.070.D.2.g.2, the proposed water tanks would be entirely screened from 

public roads. Proposed development of project features at or below ground level would not be 

visible from public areas and would not result in a substantial adverse change to the existing visual 

character of the site or surrounding area.   

As discussed under Impact Discussion I .(a) above, based on natural topography and existing 

vegetation, the proposed winery facility would be primarily blocked from public views and would not 

subst antially alter the existing visual character of the area as viewed from surrounding public areas.  
As a result,  the proposed project would not degrade public views of the project  area. In addition, 

based on required compliance with the County LUO, the propo sed project would not include 

architectural or design features that would be inconsistent with the visual character of the 

surrounding area. Therefore, implementation of the proposed project would not change or 
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otherwise degrade the existing visual charact er of the site or surrounding areas , and impacts would 

be less than significant.  

(d) Create a new source of substantial light or glare which would adversely affect day or nighttime views in the 

area? 

The project site is located in  a rural area and existing sources of exterior lighting in the  area are 

limited and primarily consist of lighting from the existing on -site winery facility and intermittent 

vehicle headlights along nearby roadways . Implementation of the proposed project wo uld relocate 

and expand an established winery and associated uses to a new 27,248 -square -foot winery  

proposed to be constructed on the same property . The proposed project  would be required to 

comply with County LUO Section 22.30.070.D.2.g(4), which establi shes exterior lighting requirements 

for wineries. This section of the County  LUO requires all exterior lighting fixtures to be shielded so 

that light and glare is not visible from any off -site location ; requires that all lighting poles, fixtures, 

and hoods  are dark colored ; and requires that  exterior lighting be shielded downward , which would 

avoid creating a substantial new source of light or glare within the project area. Based on required 

compliance with the County LUO,  potential impacts would be less than significant. 

Conclusion 

The project site is not located within the viewshed of a designated scenic highway. Based on the topography 

and existing vegetation , and required compliance with the County LUO, i mplementation of the project 

would not be expected to degrade public views, result in an adverse change in the existing visual character 

of the project area , or affect day or nighttime views . Therefore, potential impacts related to aesthetic 

resources woul d be less than significant and no mitigation measures would be necessary.  

Mitigation  

Mitigation is not necessary.  

II. AGRICULTURE AND FORESTRY RESOURCES 

 

Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation 

Incorporated  

Less Than 

Significant 

Impact  No Impact  

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to 

the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of 

Conservation as an optional model to use in assessing impacts on agriculture and farmland. In determining whether 

impacts to forest resources, including timberland, are significant environmental effects, lead agencies may refer to 

information compiled by the California Department of Forestry and Fire Protection regarding the stateɅs inventory of forest 

land, including the Forest and Range Assessment Project and the Forest Legacy Assessment project; and forest carbon 

measurement methodology provided in Forest Protocols adopted by the California Air Resources Board. Would the project: 
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Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation 

Incorporated  

Less Than 

Significant 

Impact  No Impact  

(a) Convert Prime Farmland, Unique 

Farmland, or Farmland of Statewide 

Importance (Farmland), as shown on the 

maps prepared pursuant to the 

Farmland Mapping and Monitoring 

Program of the California Resources 

Agency, to non -agricultural use?  

ἦ ἦ ἦ Ἠ 

(b) Conflict with existing zoning for 

agricultural use, or a Williamson Act 

contract?  

ἦ ἦ ἦ Ἠ 

(c) Conflict with existing zoning for, or 

cause rezoning of, forest land (as 

defined in Public Resources Code 

section 12220(g)), timberland (as defined 

by Public Resources Code section 4526), 

or timberland zoned Timberland 

Production (as defined by Government 

Code section 51104(g))? 

ἦ ἦ ἦ Ἠ 

(d) Result in the lo ss of forest land or 

conversion of forest land to non -forest 

use? 

ἦ ἦ ἦ Ἠ 

(e) Involve other changes in the existing 

environment which, due to their location 

or nature, could result in conversion of 

Farmland, to non -agricultural use or 

conversion of forest land to non -forest 

use? 

ἦ ἦ ἦ Ἠ 

Setting 

The California Department of Conservation  (DOC) Farmland Mapping and Monitoring Program (FMMP) 

produces maps and statistical data used for analyzing impacts on CaliforniaɅs agricultural resources. 

Agricultural land is rated according to soil quality and current land use. According to the DOC FMMP, the 

project site is located on land designated as Farmland of Statewide Importance, Unique Farmland, Farmland 

of Local Potentia l, and Grazing Land (DOC 2016).  

The Land Conservation Act of 1965, commonly referred to as the Williamson Act, enables local governm ents 

to enter into contracts with private landowners for the purpose of restricting specific parcels of land to 

agriculture or related open space use. In return, landowners receive property tax assessments which are 

much lower than normal because they are based on farming and open space uses as opposed to full market 

value. The project site is located within the Agriculture (AG) land use designation but  is not subject to a 

Williamson Act contract.  
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Chapter 6 of the County COSE identifies resource management  goals, policies, and strategies to protect 

agricultural soils from conversion to urban and residential uses. Important agricultural soils within the 

county are identified in Table SL -2 of the County COSE, and Policy SL 3.1 states that proposed conversion of 

agricultural lands to non -agricultural uses shall be evaluated using the applicable policies in the County 

COSE and County of San Luis Obispo General Plan Agriculture Element.  

According to the U.S. Department of Agriculture (USDA) Natural Resources Con servation Service (NRCS) Soil 

Survey of San Luis Obispo County, California and the NRCS Web Soil Survey, the project site is underlain by the 

following soil types (NRCS 2022):  

¶ (144) Gazos shaly clay loam, 9 to 30 percent slopes . This well -drained soil has a very high  runoff 

class and a depth to restrictive feature of 20 to 40  inches to lithic bedrock . The typical soil profile 

includes channery clay loam  and unweathered bedrock . This soil is designated as Other Productive 

Soils in Table SL-2 of the County CO SE.  

¶ (145) Gazos shaly clay loam, 30 to 50 percent slopes . This well -drained soil has a very high runoff 

class and a depth to restrictive feature of 20 to 40 inches to lithic bedrock. The typical soil profile 

includes channery clay loam and unweathered bedrock.  This soil is not included in Table SL-2 of the 

County COSE. 

¶ (158) Lockwood shaly loam, 2 to 9 percent slopes.  This well -drained soil has a medium runoff 

class and a depth to restrictive feature of more than 80 inches. The typical soil profile includes 

channery loam and channery clay loam.  This soil is designated as Farmland of Statewide Importance 

in Table SL-2 of the County COSE. 

Forestland is defined in California Public Resources Code (PRC) Section 12220(g) as land that can support 

10% native tree cover of any species, including hardwoods, under natural conditions, and that allows for 

management of one or more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, 

water quality, recreation, and o ther public benefits.  

Timberland is defined in PRC Section 4526 as land, other than land owned by the federal government and 

land designated by the State Board of Forestry and Fire Protection  as experimental forest land, which is 

available for, and capabl e of, growing a crop of trees of any commercial species used to produce lumber 

and other forest products, including Christmas trees. The project site does not support any timberland.   

Discussion 

(a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as shown 

on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the California 

Resources Agency, to non-agricultural use? 

The project site is designated as Farmland of Statewide Importance, Unique Farmla nd, Farmland of 

Local Potential, and Grazing Land by the FMMP (DOC 2016). The project site currently consists of an 

established winery facility and approximately 17 acres of vineyards. Implementation of the 

proposed project would result in the loss of appr oximately 2.245 acres of existing vineyards ; 

however, vineyard production would continue to occur following implementation of the proposed 

project. The proposed winery and tasting room would be consistent with the zoning for agricultural 

use and would not result in the conversion of the project site to non -agricultural land uses. 

Therefore, implementation of the project would not result in conversion of Prime Farmland, Unique 

Farmland, or Farmland of Statewide Importance to non -agricultural use , and no impacts would 

occur . 
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(b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 

The project site is located within the AG land use designation  but is not subject to a Williamson Act 

contract. The proposed  winery facility and tasting room is an allowable use within the AG land use 

category and would be consistent with the existing zoning for agricultural use. Therefore, the project 

would not conflict with existing zoning for agricultural use or a Williamson Act contract , and no 

impacts would occur . 

(c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources Code 

section 12220(g)), timberland (as defined by Public Resources Code section 4526), or timberland zoned 

Timberland Production (as defined by Government Code section 51104(g))? 

The project site is within the AG land use designation and does not include land use designations or 

zoning for forest land or timberland. Therefore, the project would not conflict with or cause rezoning 

of forestland or land for timber production , and no impacts would occur.  

(d) Result in the loss of forest land or conversion of forest land to non-forest use? 

The project site is not zoned for forest  land and is not considered forest  land as defined by PRC 

Section 12220(g). The proposed project would result in the removal of eight non -native trees , 

including one walnut tree and seven olive trees , for construction of the proposed winery . The 

proposed project would result in impacts to the CRZ of one oak tree d uring  construction of  

proposed driveway improvements. County LUO Section 22.58 defines the clear -cutting of oak 

woodlands as the removal of contiguous trees that occupy an area of 1 acre or more. Impacts to the 

CRZ of one on-site oak tree would not constit ute clear -cutting pursuant to  the requirements of 

County LUO Section 22.58. The proposed project would install  native landscaping, which would 

offset impacts to the oak tree and increase the number of native trees within the project site.  The 

proposed proj ect would not result in the loss of forest land or convert forest land to non -forest use; 

therefore, no impacts would occur.  

(e) Involve other changes in the existing environment which, due to their location or nature, could result in 

conversion of Farmland, to non-agricultural use or conversion of forest land to non -forest use? 

Soils within the project site are designated as Other Productive Soils and Farmland of Statewide 

Importance  in Table SL-2 of the County COSE, which is based on the NRCS soil classification system  

as opposed to the FMMP , which account s for  historical agricultural practices . The project site is 

located  within the AG land use category and the proposed winery and tasting room would be 

consistent w ith the zoning for agricultural use.  The proposed project would result in the loss of 

approximately 2.245 acres of existing vineyards; however, vineyard production would continue to 

occur on -site. The proposed winery and tasting room would be consistent wi th the zoning for 

agricultural use; therefore,  implementation of the proposed project would not result in the  

conversi on of the project site to non -agricultural  land uses.  

Implementation of the proposed project would ultimately result in a net reduction o f groundwater 

use on -site and would not reduce the availability  of groundwater  for other agricultural uses  in the 

project area. The proposed project would not result in a new source of substantial dust or other 

emissions that could inadvertently damage crops in the project  area. The proposed project would 

not introduce incompatible land uses or result in other changes to the environment that could 

indirectly result in the conversion of farmland to non -agricultural use or forestland t o non -forest 

use; therefore, no impacts would occur .  
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Conclusion 

The proposed project would not directly or indirectly result in the conversion of farmland, forest land, or 

timberland to non -agricultural uses or non -forest uses and would not conflict with agricultural zoning or 

otherwise adversely affect agricultural resources or uses. Potential impacts related to agricultural and 

forestry resources would be less than significant and mitigation measures are not necessary. 

Mitigation  

Mitigation is not necessary. 

III. AIR QUALITY 

 

Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation 

Incorporated  

Less Than 

Significant 

Impact  No Impact  

Where available, the significance criteria established by the applicable air quality management district or air pollution 

control district may be relied upon to make the following determinations. Would the project:  

(a) Conflict with or obstruct implementation 

of the applicable air quality plan?  
ἦ ἦ Ἠ ἦ 

(b) Result in a cumulatively considerable net 

increase of any criteria pollutant for 

which the project region is non -

attainment under an applicable federal 

or state ambient air quality standard?  

ἦ ἦ Ἠ ἦ 

(c) Expose sensitive receptors to substantial 

pollu tant concentrations?  
ἦ Ἠ ἦ ἦ 

(d) Result in  other emissions  (such as those 

leading to odors ) adversely affecting a 

substantial number of people?  

ἦ ἦ Ἠ ἦ 

Setting 

Criteria Air Pollutants and Ambient Air Quality Standards 

San Luis Obispo County is part of the South Central Coast Air Basin (SCCAB) , which also includes Santa 

Barbara and Ventura Counties. Air quality within the SCCAB is regulated by several jurisdictions , including 

the U.S. Environmental Protection Agency ( USEPA), California Air Resources Board ( CARB), and San Luis 

Obispo County Air Pollution Control District (SLOAPCD). Each of these jurisdictions develops rules, 

regulations, and policies to attain the goals or directives imposed upon them through legislation. The CARB 

is the agency responsible for coordination and oversight of state and local air pollution control programs in 

California and for implementing the California Clean Air Act (CCAA) of 1988. The California  Department of 

Public Health established Calif ornia Ambient Air Quality Standards (CAAQS) in 1962 to define the maximum 

amount of a pollutant (averaged over a specified period of time) that can be present without any harmful 

effects on people or the environment. The CARB adopted the CAAQS developed by  the California  

Department of Public Health in 1969, which had established CAAQS for 10 criteria pollutants: particulate 
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matter ( less than 10 microns in diameter [ PM10] and less than 2.5 microns in diameter [ PM2.5]), ozone (O3), 

nitrogen dioxide (NO 2), sulfate, carbon monoxide (CO), sulfur dioxide (SO 2), visibility -reducing particles, lead 

(Pb), hydrogen sulfide (H 2S), and vinyl chloride.  

The Federal Clean Air Act (FCAA) later required the USEPA to establish National Ambient Air Quality 

Standards (NAAQS) for pollutants considered harmful to public health and the environment, and also set 

deadlines for their attainment. The USEPA has established NAAQS for six criteria pollutants (all of which are 

also regulated by CAAQS): CO, lead, NO2, ozone, PM10 and PM2.5, and SO2. 

California law continues to mandate compliance with the CAAQS, which are often more stringent than 

national standards. However, California law does not require that CAAQS be met by specified dates as is the 

case with NAAQS. Rather, it requires incremental progress toward attainment. The SLOAPCD is the agency 

primarily responsible for ensuring that NAAQS and CAAQS are not exceeded and that air quality conditions 

within the county are maintained.  

San Luis Obispo County Clean Air Plan 

The San Luis Obispo County 2001 Clean Air Plan (CAP), prepared by the SLOAPCD, is a comprehensive 

planning document intended to evaluate long -term air pollutant emissions and cumulative effects and 

provide guidance to the SLOAPCD and other local agencies on ho w to attain and maintain the state 

standards for ozone and PM 10. The 2001 CAP presents a detailed description of the sources and pollutants 

that impact the jurisdictionɅs attainment of state standards, future air quality impacts to be expected under 

curren t growth trends, and an appropriate control strategy for reducing ozone precursor emissions, thereby 

improving air quality. In order to be considered consistent with the 2001 CAP, a project must be consistent 

with the land use planning and transportation c ontrol measures and strategies outlined in the 2001 CAP.  

SLOAPCD Criteria Pollutant Thresholds 

The SLOAPCD has developed and updated their CEQA Air Quality Handbook (most recently updated with a 

November 2017 Clarification Memorandum) to help local agenci es evaluate project -specific impacts and 

determine if air quality mitigation measures are needed, or if potentially significant impacts could result.  

The SLOAPCD has established thresholds for both short -term construction emissions and long -term 

operation al emissions. Use of heavy equipment and earth -moving operations during project construction 

can generate fugitive dust and engine combustion emissions that may have substantial temporary impacts 

on local air quality and climate change. Combustion emission s, such as nitrogen oxides (NO x), reactive 

organic gases (ROGs), greenhouse gases (GHGs), and diesel particulate matter (DPM), are most significant 

when using large, diesel -fueled scrapers, loaders, bulldozers, haul trucks, compressors, generators, and 

oth er heavy equipment. The SLOAPCD has established thresholds of significance for each of these 

contaminants.  

Operational impacts are focused primarily on the indirect emissions (i.e., motor vehicles) associated with 

residential, commercial, and industrial d evelopment. Certain types of projects can also include components 

that generate direct emissions, such as power plants, gasoline stations, dry cleaners, and refineries (referred 

to as stationary source emissions). The SLOACPD has established several differ ent methods for determining 

the significance of project operational impacts:  

1. Demonstrate consistency with the most recent CAP for San Luis Obispo County;  

2. Demonstrate consistency with a plan for the reduction of GHG emissions that has been adopted by 

the jurisdiction in which the project is located that complies with State CEQA Guidelines Section 

15183.5; 
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3. Compare predicted ambient criteria pollutant concentr ations resulting from the project to federal 

and state health standards, when applicable;  

4. Compare calculated project emissions to SLOAPCD emission thresholds; and  

5. Evaluate special conditions , which apply to certain projects.  

The SLOAPCD has also estimated the number of vehicular round trips on an unpaved roadway necessary to 

exceed the 25 pounds per day (lbs/day) threshold of significance for the emission of particulate matter 

(PM10). According to the SLOAPCD estimates, an unpaved 1-mile -long roadway carrying six round trips would 

likely exceed the 25 lbs/day PM 10 threshold.  

Sensitive Receptors 

Sensitive receptors are people that have an increased sensitivity to air pollution or environmental 

contaminants, such as the elderly, children, people with asthma or other respiratory illnesses, and others 

who are at a heightened risk of negative health outcomes due to exposure to air pollution. Some land uses 

are considered more sensitive to changes in air quality than others due to the population that occupies the 

uses and the activities involved. Sensitive receptor locations include schools, parks and playgrounds, day 

care centers, nursing homes, hospitals, and residences. There is an occupied on-site residence located 

approximately 600 feet east of th e proposed winery . In addition, there are three off -site residences located 

within 1,000 feet of the project site and the nearest off -site residence is located approximately 325 feet west 

of proposed driveway improvements. The nearest off -site residence to  the proposed winery is located 

approximately 570 feet south east.  

Naturally Occurring Asbestos 

Naturally Occurring Asbestos (NOA) is identified as a toxic air contaminant by the CARB. Serpentine and 

other ultramafic rocks are fairly common throughout San Luis Obispo County and may contain NOA. If these 

areas are disturbed during construction, NOA -containing particles can be released into the air and have an 

adverse impact on local air quality and human health. The project site is not located in an area ide ntified as 

containing NOA by the SLOAPCD (SLOAPCD 2022). 

Discussion 

(a) Conflict with or obstruct implementation of the applicable air quality plan?  

In order to be considered consistent with the 2001 CAP, a project must be consistent with the land 

use planning  and transportation control measures and strategies outlined in the 2001 CAP 

(SLOAPCD 2012). Adopted land use planning strategies include, but are not limited to, planning 

compact communities with higher densities, providing for mixed land use, and balancing jobs and 

housing . The proposed  project would be limited to winery uses  and would not include new 

residential or commercial retail uses that could facilitate substantial population growth and 

associated vehicle trips within the area ; therefore, la nd use planning strategies such as mixed -use 

development and planning compact communities are generally not applicable.  

The proposed  project would generate four additional full -time jobs , which are expected to  be filled 

by the existing local workforce . As discussed in detail in Section XVII, Transportation , implementation 

of the proposed project would result in one additional general public trip and 10 additional 

employee/production peak hour trips to the site ; however, the proposed project would allow 

existing off -site production activities to be conducted on -site, which would reduce the number of 

annual truck trips to the site from 36 to 14 . Therefore, implementation of the proposed project 
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would not generate vehicle miles traveled ( VMT) in a manner that would exceed regional thresholds. 

As described in detail under  Impact  Discussion  III.(b), below,  the proposed project would not 

generate air pollutant emissions above SLOAPCD thresholds during project construction or 

operation. Therefore,  the proposed project would be consistent with the air quality goals and 

objectives included in the 2001 CAP, and impacts related to consistency with applicable air quality 

plans would be less than significant. 

(b) Result in a cumulatively considerable net increase of any criteria pollutant for which the project region is 

non-attainment under an applicable federal or state ambient air quality standard?  

San Luis Obispo County is currently designated as non -attainment for ozone and PM 10 under the 

CAAQS (CARB 2020).  

Construction Emissions  

Construction activities associated with the proposed project  would result in the generation of 

criteria air pollutants , including ozone precursors ( ROG and NOx) and fugitive dust. Fugitive dust 

emissions would result from grading operations and ROG and NOx emissions would result from the 

use of large diesel -fueled equipment , including scrapers, loaders, bulldozers, haul trucks, 

compressors, and generators. Project grading would resu lt in approximately 2.6 acres of ground 

disturbance , including approximately 14,900 cubic yards of cut and 12,200  cubic yards of fill to be 

balanced on -site.  

The SLOAPCD CEQA Air Quality Handbook provides thresholds of significance for construction -relate d 

emissions. Based on estimated construction phase length, grading volumes, and other factors, 

estimated construction -related emissions that would result from the proposed project were 

calculated using the California Emissions Estimator Model (CalEEMod) an d are compared to 

applicable SLOAPCD thresholds in Table 1. The CalEEMod results are included in Attachment 1.  

Table 1. Construction Emissions Summary  

Criteria Pollutant  

Highest 

Daily/Quarterly 

Emissions  

SLOAPCD 

Threshold  Exceeds Threshold?  

Uncontrolled Daily Construction Emissions ɀ Summer Conditions  

Reactive Organic Gases (ROG) + 

Nitrogen Oxides (NO x)  
13.06 lbs/day  137 lbs/day  No 

Diesel Particulate Matter (DPM)  0.62 lbs/day  7 lbs/day  No 

Uncontrolled Daily Construction Emissions ɀ Winter Conditions  

Reactive Organic Gases (ROG) + 

Nitrogen Oxides (NO x)  
68.8 lbs/day  137 lbs/day  No 

Diesel Particulate Matter (DPM)  1.63 lbs/day  7 lbs/day  No 

Uncontrolled Quarterly Construction Emissions  

Reactive Organic Gases (ROG) + 

Nitrogen Oxides (NOx)  
0.55 ton/quarter  2.5 tons/quarter  No 

Diesel Particulate Matter (DPM)  0.08 ton/quarter  0.13 ton/quarter  No 

Fugitive Dust (PM 10) 0.07 ton/quarter  2.5 tons/quarter  No 

Notes: All calculations were made using CalEEMod. See Attachment 1 for model results. DPM is equal to combined exhaust 
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Table 1. Construction Emissions Summary  

Criteria Pollutant  

Highest 

Daily/Quarterly 

Emissions  

SLOAPCD 

Threshold  Exceeds Threshold?  

PM10 and PM 2.5, and dust is equal to fugitive PM 10 from CalEEMod.  

1. CalEEMod calculates quarterly emissions of ROG  + NOX but  does not generate quarterly emissions for DPM and dust; 

therefore, maximum annual construction emissions of DPM and dust were divided by 4.  

2. DPM is equal to combined exhaust PM 10 and PM 2.5, and dust is equal to fugitive PM 10 from CalEEMod.  

As shown in Table 1, estimated daily and quarterly construction emissions would not exceed 

SLOAPCDɅs recommended thresholds of significance. Therefore, potential air quality impacts 

associated with project construction would be less than significant.  

Oper ational Emissions  

Implementation of the project would result in the operation of an expanded winery, including wine 

production and tasting room facilities. Wine fermentation and storage activities release ROG 

emissions that could contribute to an exceedanc e in SLOAPCD thresholds. Fermentation and 

storage would be conducted within the proposed underground wine cave  system, which would 

reduce the potential release of ROG emissions. Operational vehicle trips also have the potential to 

generate ROG and NO x emissions. The winery would continue to participate in standard marketing 

and sales activities and is not requesting a Special Event Program.  

Implementation of the proposed project would generate four additional full -time employees and  

45 additional visi tors per week for a total of  10 full -time employees and approximately 190 visitors 

per week. As compared to existing conditions, the proposed project would generate one additional 

general public and 10 additional employee/production peak hour trips to  and from  the site  per day . 

However , implementation of the proposed project would reduce the number of annual truck trips to 

the site from 36 to 14 due to the on-site consolidation of associated operational activities at two 

off -site locations and reduction on off -site grape deliveries (Orosz Engineering Group 2021). 

Therefore, implementation of the proposed project would not generate VMT in a manner that would 

exceed regional VMT thresholds or SLOAPCD operational emissions thresholds.  

The existing  driveway would be extended approximately 1,150 feet to provide access to the 

proposed winery. The driveway and proposed parking areas would be constructed with gravel, 

which could result in operational PM 10 emissions. SLOAPCD establishes an annual PM10 th reshold of 

25 lbs/day . Based on the limited number of additional vehicle trips generated by the project, vehicle 

use along the driveway extension would not be expected to generate a substantial amount of 

operational dust emissions. According to the results  of t he CalEEMod conducted for the project, 

operational PM 10 emissions for the project would be 13.1 lbs/day ; therefore, operational emissions 

would not exceed SLOAPCD thresholds.  

Based on the analysis provided above, potential impacts would be less than significant . 

(c) Expose sensitive receptors to substantial pollutant concentrations? 

According to the SLOAPCD CEQA Air Quality Handbook, projects that occur within 1,000 feet of 

sensitive receptors have the potential to result in adverse impacts involving  construction emissions. 

There are three off -site residences located within 1,000 feet of the project site and the nearest 

off -site residence is located approximately 325 feet west of proposed driveway improvements within 
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the western portion of the propert y. The nearest off -site residence to the proposed winery is located 

approximately 570 feet south east. As evaluated above, the proposed project would not result in 

construction -related or operational criteria air pollutant emissions above established SLOAPC D 

thresholds; however, due to the close proximity of sensitive receptor locations, Mitigation 

Measures  AQ-1 and AQ-2 have been included to ensure compliance with diesel idling restrictions 

intended to reduce exposure of DPM to sensitive receptors and to re duce fugitive dust emissions 

near sensitive receptors. With implementation of Mitigation Measures AQ -1 and AQ-2, the proposed 

project would not expose sensitive receptors to substantial pollutant concentrations; therefore, 

impacts would be less than significant with mitigation . 

(d) Result in other emissions (such as those leading to odors) adversely affecting a substantial number of 

people? 

Typically, construction activities have the potential to emit odors from diesel equipment, paints, 

solvents, fugitive dust, and adhesives. Any odors generated by construction activities would be 

intermittent and temporary, and generally would not extend be yond the construction area. The 

project site is not located in an area with the potential for NOA to occur (SLOAPCD 2022). In addition, 

the proposed project would  not require the demolition of any existing on -site buildings or structures 

that may contain a sbestos -containing material (ACM) or lead -based paint.  

Wine production facilities have the potential to generate adverse odors throughout the production 

process , such as fermentation, storage, and winery wastewater disposal (SLOAPCD 2012).  

Fermentation an d storage would be conducted within the proposed underground  wine cave  system, 

which would reduce the potential to emit long -term adverse odors from the project site.  

Additionally, the proposed project would construct a  new winery wastewater processing sys tem to 

treat wastewater generated by the proposed project  and would be required to comply with the 

conditions of the RWQCB General Waste Discharge Requirements (WDR) Order No. R3 -2017-0020 

for discharges of winery waste . Based on site design and compliance  with the RWQCB, wine 

production activities at the site would not emit long -term odors that could adversely affect a 

substantial number of people. Therefore, odors generated by the proposed project would be short  

term, intermittent, and primarily undetectable . The project would not expose people to other 

emissions, including  adverse odors or  NOA; therefore,  imp acts would be less than significant. 

Conclusion 

The proposed project would be consistent with the SLOAPCD 2001 CAP and would not exceed esta blished 

SLOAPCD emissions thresholds during project construction or operation. Mitigation Measures AQ -1 and 

AQ-2 have been included to reduce DPM and fugitive dust exposure to sensitive receptors during 

construction . The proposed project would not result in adverse odors or other emissions.  Upon 

implementation of the identified mitigation measures, potential impacts related to air quality would be less 

than significant.  

Mitigation  

AQ-1 During all construction activities and use of diesel vehicles, the appl icant shall implement the 

following idling control techniques:  

1. Idling Restrictions Near Sensitive Receptors for Both On - and Off -Road Equipment .  

a. Staging and queuing areas shall be located at the greatest distance feasible 

from sensitive receptor locations;  
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b. Diesel idling when equipment is not in use shall not be permitted;  

c. Use of alternative fueled equipment shall be used whenever possible; and  

d. Signs that specify the no -idling requirements shall be posted and enforced at 

the construction site.  

2. California Diesel Idling Regulations.  On-road diesel vehicles shall comply with 

13 California Code of Regulations  2485. This regulation limits idling from die sel-

fueled commercial motor vehicles with gross vehicular weight ratings of more than 

10,000 pounds and licensed for operation on highways. It applies to California - and 

non -California -based vehicles. In general, the regulation specifies that drivers of sa id 

vehicles: 

a. Shall not idle the vehicleɅs primary diesel engine when vehicle is not in use, 

except as noted in Subsection (d) of the regulation; and  

b. Shall not operate a diesel -fueled auxiliary power system (APS) to power a 

heater, air conditioner, or any a ncillary equipment on that vehicle during 

sleeping or resting in a sleeper berth for greater than 5.0 minutes at any 

location when within 100 feet of a restricted area, except as noted in 

Subsection (d) of the regulation.  

Signs must be posted in the desig nated queuing areas and job sites to remind drivers of the 

no-idling requirement. The specific requirements and exceptions in the regulation can be 

reviewed at the following website: www.arb.ca.gov/msprog/truck -idling/2485.pdf . 

AQ-2 During all construction and ground -disturbing activities, the applicant shall implement the 

following partic ulate matter control measures and detail each measure on the project 

grading and building plans:  

1. Reduce the amount of disturbed area where possible.  

2. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne 

dust from leaving the  site and from exceeding the San Luis Obispo County Air 

Pollution Control District Ʌs limit of 20% opacity for greater than 3 minutes in any 

60-minute period. Increased watering frequency would be required whenever wind 

speeds exceed 15 miles per hour (mph) . Reclaimed (non -potable) water should be 

used whenever possible.  

3. All dirt stockpile areas (if any) shall be sprayed daily and covered with tarps or other 

dust barriers , as needed.  

4. Permanent dust control measures identified in the approved project revegeta tion 

and landscape plans shall be implemented as soon as possible, following completion 

of any soil -disturbing activities.  

5. Exposed grounds that are planned to be reworked at dates greater than 1 month 

after initial grading shall be sown with a fast -germina ting, non -invasive, grass seed 

and watered until vegetation is established.  

6. All disturbed soil areas not subject to revegetation shall be stabilized using approved 

chemical soil binders, jute netting, or other methods approved in advance by the San 

Luis Obispo County Air Pollution Control District . 
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7. All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon as 

possible. In addition, building pads shall be laid as soon as possible after grading 

unless seeding or soil binders are used.  

8. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved 

surface at the construction site.  

9. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or shall  

maintain at least 2  feet of freeboard (minimum vertic al distance between top of load 

and top of trailer) in accordance with California Vehicle Code (CVC) Section 23114.  

10. ɈTrack outɉ is defined as sand or soil that adheres to and/or agglomerates on the 

exterior surfaces of motor vehicles and/or equipment (inc luding tires) that may then 

fall onto any highway or street as described in CVC Section 23113 and California 

Water Code (CWC) Section 13304. To prevent track out, designate access points and 

require all employees, subcontractors, and others to use them. In stall and operate a 

Ɉtrack-out prevention deviceɉ where vehicles enter and exit unpaved roads onto 

paved streets. The track -out prevention device can be any device or combination of 

devices that are effective at preventing track out, located at the point o f intersection 

of an unpaved area and a paved road. Rumble strips or steel plate devices need 

periodic cleaning to be effective. If paved roadways accumulate tracked -out soils, the 

track -out prevention device may need to be modified.  

11. Sweep streets at the e nd of each day if visible soil material is carried onto adjacent 

paved roads. Water sweepers shall be used with reclaimed water where feasible. 

Roads shall be pre -wetted prior to sweeping when feasible.  

12. All required PM10 mitigation measures  should be shown  on grading and building 

plans.  

13. The contractor or builder shall designate a person or persons whose responsibility is 

to ensure any fugitive dust emissions do not result in a nuisance and to enhance the 

implementation of the Mitigation Measures as necessa ry to minimize dust 

complaints and reduce visible emissions below the San Luis Obispo County Air 

Pollution Control District Ʌs limit of 20% opacity for greater than 3 minutes in any 

60-minute period. Their duties shall include holidays and weekend periods w hen 

work may not be in progress (for example, wind -blown dust could be generated on 

an open dirt lot). The name and telephone number of such persons shall be 

provided to the San Luis Obispo County Air Pollution Control District  Compliance 

Division prior to  the start of any grading, earthwork, or demolition.  
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IV. BIOLOGICAL RESOURCES 

 

Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation 

Incorporated  

Less Than 

Significant 

Impact  No Impact  

Would the project: 

(a) Have a substantial adverse effect, either 

directly or through habitat 

modifications, on any species identified 

as a candidate, sensitive, or special 

status species in local or regional plans, 

policies, or regulations, or by the 

California Department of Fish and Game 

or U.S. Fish and Wildlife Service? 

ἦ Ἠ ἦ ἦ 

(b) Have a substantial adverse effect on any 

riparian habitat or other sensitive 

natural community identified in local or 

regional plans, policies, regulations or by 

the California Department of Fish and 

Game or US Fish and Wildlife Service?  

ἦ ἦ ἦ Ἠ 

(c) Have a substantial adverse effect on 

state or federally protected wetlands 

(including, but not limited to, marsh, 

vernal pool, coastal, etc.) through direct 

removal, filling, hydrological 

interruption, or other means?  

ἦ Ἠ ἦ ἦ 

(d) Interfere substantially with the 

movement of any native resident or 

migratory fish or wildlife species or with 

established native resident or migratory 

wildlife corridors, or impede the use of 

native wildlife nursery sites?  

ἦ Ἠ ἦ ἦ 

(e) Conflict with any local policies or 

ordinances protecting biological 

resources, such as a tree preservation 

policy or ordinance?  

ἦ ἦ Ἠ ἦ 

(f) Conflict with the provisions of an 

adopted Habitat Conservation Plan, 

Natural Community Conservation Plan,  

or other approved local, regional, or 

state habitat conservation plan?  

ἦ ἦ ἦ Ἠ 
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Setting 

Federal and State Endangered Species Acts 

The Federal Endangered Species Act (FESA) of 1973 provides legislation to protect plant and animal species 

listed as threatened or endangered by the U.S. Fish and Wildlife Service (USFWS). The California Endangered 

Species Act (CESA) of 1984 ensures legal protection for plants listed as threatened or endangered by the 

CDFW and wildlife species formally listed as endangered or threatened. In addition, CDFW maintains a list of 

California Species of Special Concern (SSC). SSC status is assigned to species that  have limited distribution, 

declining populations, diminishing habitat, or unusual scientific, recreational, or educational value. Under 

state law, the CDFW has the authority to review projects for their potential to impact special -status species 

and their  habitats. CDFW also maintains a Watch List (WL) for species that were previously SSC but no longer 

merit SSC status, or which do not meet SSC criteria but for which there is concern and a need for additional 

information to clarify status.  

In addition, th e California Native Plant Society (CNPS) maintains a list of plant species ranging from 

presumed extinct to limited distribution, based on the following:  

¶ California Rare Plant Ranks (CRPR) 

o 1A: Plants presumed extirpated in California and either rare or ext inct elsewhere  

o 1B: Plants rare, threatened, or endangered in California and elsewhere  

o 2A: Plants presumed extirpated in California, but common elsewhere  

o 2B: Plants rare, threatened, or endangered in California, but more common elsewhere  

o 4: Plants of limite d distribution ɀ a watch list  

¶ California Rare Plant Threat Ranks  

o 0.1: Seriously threatened in California  

o 0.2: Moderately threatened in California  

o 0.3: Not very threatened in California  

Migratory Bird Treaty Act 

The Migratory Bird Treaty Act (MBTA) of 1918 protects all migratory birds, including their eggs, nests, and 

feathers. The MBTA was originally drafted to put an end to the commercial trade in bird feathers, popular in 

the latter part of the 1800s. The MBTA is enforced by the USFWS, and potential impac ts to species protected 

under the MBTA are evaluated by the USFWS in consultation with other federal agencies and are required to 

be evaluated under CEQA.  

California Fish and Game Code 

California Fish and Game Code Sections 3511, 4700, 5050 and 5515 ident ify a Fully Protected classification to 

identify and provide additional protection to those animals that were rare or faced possible extinction. Fully 

Protected Species (FPS) may not be taken or possessed at any time and no licenses or permits may be 

issued for their take except for collecting these species for scientific research, for relocation of the bird 

species for the protection of livestock, or if they are a covered species whose conservation and 

management is provided for in a Natural Community Cons ervation Plan (NCCP). 
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Clean Water Act and State Porter Cologne Water Quality Control Act 

The U.S. Army Corps of Engineers (USACE) regulates discharges of dredged or fill material into waters of the 

United States. These waters include wetland and non -wetlan d water bodies that meet specific criteria. 

USACE jurisdiction regulates almost all work in, over, and under waters listed as Ɉnavigable waters of the 

U.S.ɉ that results in a discharge of dredged or fill material within USACE regulatory jurisdiction, pursuant to 

Section 404 of the Clean Water Act (CWA). Under the CWA and the 2015 Clean Water Rule, USACE regulates 

activities in waters that are jurisdictional by rule in all cases; jurisdictional by rule, as defined; and waters 

requiring a case -specific evalua tion. Traditional navigable waters (TNW), interstate waters, the territorial 

seas, and impoundments of these waters are jurisdictional by rule. Tributaries and adjacent waters are 

jurisdictional by rule, if they meet certain definitions as defined in the 2 015 Clean Water Rule. Waters such 

as vernal pools, coastal prairie wetlands, prairie potholes, waters that are within the 100 -year flood plain of 

a TNW, and waters within 400 feet of the high tide line require a case specific evaluation to determine 

jurisd ictional status.  

The State Water Resources Control Board (SWRCB) and nine RWQCBs regulate discharges of fill and dredged 

material in California, under Section 401 of the CWA and the  Porter -Cologne Water Quality Control Act, 

through the State Water Quality Certification Program. State Water Quality Certification is necessary for all 

projects that require a USACE permit or fall under other federal jurisdiction and have the potential to impact 

waters of the State.  

County of San Luis Obispo General Plan Conservation and Open Space Element 

The intent of the goals, policies, and implementation strategies in the County COSE is to identify and protect 

biological resources that are a critical component of the countyɅs environmental, social, and economic well-

being. Biological resources include major ecosystems; threatened, rare, and endangered species and their 

habitats; native trees and vegetation; creeks and riparian areas; wetlands; fisheries; and marine resources. 

Individual species, habitat areas, ecosyste ms, and migration patterns must be considered together in order 

to sustain biological resources.  The County COSE identifies several key goals pertaining to biological 

resources within the county:  

¶ Goal BR 1: Native habitat  and biodiversity will be protected, restored, and enhanced.  

¶ Goal BR 2: Threatened, rare, endangered, and sensitive species will be protected.  

¶ Goal BR 3: Maintain the acreage of native woodlands, forests, and trees at 2008 levels.  

¶ Goal BR 4: The natural  structure and function of streams and riparian habitat will be protected and 

restored.  

¶ Goal BR 5: Wetlands will be preserved, enhanced, and restored.  

¶ Goal BR 6: The CountyɅs fisheries and aquatic habitats will be preserved and improved.  

¶ Goal BR 7: Significant marine resources will be protected.  

Sensitive Resource Area Designations  

The County  LUO SRA combining designation applies to areas of the county with special environmental 

qualities, or areas containing unique or sensitive endangered vegetation or habitat resources. The 

combining designation standards established in the County  LUO require that proposed uses be designed 

with consideration of the identified sensitive resources and the need for their protection. The project site is 

not located in an SR A combining designation.  
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